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1.0 INTRODUCTION AND SCOPE OF EVIDENCE

Introduction

1.1 My name is Michael Gary Holliday.  I have a degree BA (Hons) and a Master of Philosophy

degree (MPhil) in Landscape Design from Newcastle University. I am a Chartered Member of the

Landscape Institute and a Director in FPCR Environment and Design Ltd I have been a

partner/director of the practice for over 20 years and have over 33 years’ experience of

landscape and development projects from initial conceptual design through to final completion

and long–term aftercare. I am a Professional Practice examiner on behalf of the Landscape

Institute. Details on my background and experience are at Appendix 1.

1.2 I have not been involved in any of the applications for the individual appeals but was asked in

January 2021 if I could look into the potential cumulative effects of the appeal schemes on the

character and appearance of Goosnargh in the event that all of the appeals were allowed, and

the schemes developed. This followed the reason for refusal relating to Cumulative Effects

included on the decision notice for appeal G and put forward as an additional reason for refusal

by the council in its Statement of Case, and subsequently endorsed by members.

1.3 I have reviewed the information available for the applications and visited the area. Whilst I have

read the LVIAs for the individual schemes where these are available, I have not carried out my

own detailed review of these or assessed the detailed individual effects of the schemes. I do not

present any evidence on these individual schemes, which are being dealt with by the respective

planning witnesses for each scheme. This proof of evidence sets out my appraisal of the

potential cumulative effects on the character and appearance of the area in the event that all of

the schemes are developed. Other potential cumulative effects are dealt with in the Proof of

evidence of Alexis De Pol, which includes additional work on the cumulative effects produced by

Rural Solutions.

1.4 The evidence which I have prepared and provide for this appeal reference is true and has been

prepared and is given in accordance with guidance of my professional institution and I confirm

that the opinions expressed are my true and professional opinions, irrespective of by whom I am

instructed.

Scope of Evidence

1.5 The addendum to the Statement of Case produced by Preston City Council, introduced a second

reason for refusal for the planning applications (apart from appeal G where it was already

included), following a business item presented to Planning Committee on 7th January 2021. The

reason for refusal is repeated below;

“The cumulative impacts of the proposal and other proposals adjacent to Goosnargh, which are

the subject of current planning applications/appeals, would result in a radical change to the

character of the rural village. Not only would the scale of development proposed by the

application proposal and other proposals collectively destroy its character as a rural settlement

and its intimate relationship with the surrounding countryside, by surrounding the village on all

sides with suburban new development, but they would also represent rapid and unsustainable

unplanned growth, which would be inappropriate and contrary to the aims of Policy 1 of the Core

Strategy and Policy EN1 of the Local Plan, which seek to limit development in such rural
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locations to small scale, infill development. The need to promote sustainable development, set

out in paragraph 8 of the Framework, involves bringing forward land of the right type in the right

place with accessible services. By virtue of the location of application proposal, and other

proposals adjacent to Goosnargh, the proposed development would demonstrably fail to do this.

The proposed development is contrary to Policy 1 of the Central Lancashire Core Strategy, Policy

EN1 of the Preston Local Plan 2012-26 (Site Allocations and Development Management Policies)

and the National Planning Policy Framework.”

1.6 The Council have stated at paragraph 1.5 of the Addendum Statement of Case that this does not

however relate to landscape or visual impact. The Statement of Case goes on at paragraph 2.2;

"Goosnargh would essentially become a historic village encircled by suburban development, thus

destroying its character as a rural settlement and its intimate relationship with the surrounding

countryside. It is inconceivable that this is an approach which would be countenanced through

the development plan process."

1.7 The council have also stated at paragraph 2.6 of the addendum Statement of Case that;

"For the avoidance of doubt, the Council is not seeking to make a cumulative impact case based

on any technical matter such as…., landscape/visual amenity".

1.8 My proof of evidence will seek to address these points by drawing upon LVA assessment

techniques to analyse the effect on the character and appearance of the settlement and its

relationship with the surrounding countryside. The proof specifically does not address the

landscape and visual effects of each individual appeal sites, but simply addresses the cumulative

effects. In carrying out this analysis, the focus will be on the actual effects on the local

environment as perceived by people, rather than a judgement reached by some bird’s eye view

looking at a plan or aerial photograph.

2.0 BACKGROUND AND CONTEXT

2.1 In understanding the settlement today, it is relevant to look at the development and evolution of

the settlement over time. I examine this by reference to the historic ordnance survey maps at

Appendix 2.

1846

2.2 In 1846 Goosnargh was a small collection of properties mainly located south of the Church, but

with some scattered properties along Church Lane and Whittingham Lane. Whittingham Hall was

located to the south.

1982

2.3 By 1892 little had changed in the main part of the village, but the mental hospital had been

constructed to the south at Whittingham, with the maps showing a sizable facility by this time.

1910

2.4 The 1910 map shows little change in Goosnargh itself, but further development at the hospital.
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1932

2.5 By 1932 the hospital had extended even further and there was some small-scale ribbon

development taking place along the routes through the village, along Whittingham Lane, Church

Lane and Cumeragh Lane to the east.

1951-1956

2.6 By this time ribbon development extended along most of the roads such that the settlement by

this time had a rather spread-out form Ribbon development linked the historic core of Goosnargh

with Whittingham and the hospital.

1965-1968

2.7 The settlement pattern largely continued until 1968 but some development in depth, back from

Whittingham Lane is evident, with the development of Beacon Drive.

1989 -1994

2.8 During the period up to 1989, more extensive change took place in Goosnargh. The more

nucleated form of development between Whittingham Lane and Goosnargh Lane was built with

the construction of Northgate, Churchgate and Highgate.

Current OS Mapping

2.9 The current OS mapping available in 2021, shows a continuation of the pattern of development

established sine the 1960s, with further blocks of residential development. This includes

Cameron Avenue north of the hospital.

The “Future Baseline”

2.10 At present further development is taking place in Goosnargh. The map at Figure 9 Appendix 2,

shows the development that is currently under construction at Goosnargh, and the sites that

benefit from planning consent where new residential development will take place. This includes

the land to the rear of Holme Fell currently being built. The proposed housing also includes the

extensive development within the Whittingham hospital site.

2.11 Other schemes not yet built include Land at the junction of Cumeragh Lane and Carnforth Hall

Lane, Land opposite Swainson House Farm, and land to the rear of The Stables Whittingham

Lane.

Summary

2.12 It is clear from looking through the historic maps that the settlement of Goosnargh and

Whittingham has changed significantly over the years from the small historic cluster of properties

in the late 19th century, through a looser settlement form with ribbon development in the early 20th

century, to a still spread out form of settlement but with much more extensive nucleated blocks of

development in the later part of the 20th century.

2.13 Goosnargh and Whittingham now are linked. The settlement may have functioned as a single

entity for some time, but in my view, the character and visual link was really secured when the
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modern development off Henry Littler Way was built (since 1994). The future settlement when the

current consents are built out within the hospital site and off Henry Littler Way, will continue this

pattern. Whilst the settlement contains some older properties these are largely scattered within

more extensive areas of newer development, and the prevailing overall character is largely

established by modern development in different forms, with some open areas of land such as the

Green, within the settlement. Most of the existing modern housing presently meets the adjacent

farmland with rather abrupt edges.

3.0 LOCAL LANDSCAPE CONTEXT AND CHARACTER

3.1 Goosnargh lies within National Character area 33 “Boland Fringe and Pendle Hill”. At a County

level the settlement lies within the Character Area “Undulating Lowland farmland”, and in

particular the sub area “5h Goosnargh- Whittingham”, This is described in the character

assessment;

“The undulating lowland farmland on the north-east fringes of Preston Whittingham forms a

transitional landscape between the upland landscape of the Bowland Fells to the north-east and

the agricultural Amounderness Plain to the west. It is an historically interesting area on the fringe

of the Forest of Bowland AONB. The landform gently descends from 150m at the moorland fringe

of Beacon Fell to the 30m contour (approximately) which defines the edge of the sandstone

agricultural plain of the Fylde.

However, this is not a clear boundary and the visual transition from one to the other occurs

across a broad area between the M6 and main Preston to Lancaster railway line. As a result of

this gradual transition it demonstrates characteristics of both the Fydle and the Bowland fringes.

It is a pastoral landscape which is relatively open and intensively farmed with much hedgerow

loss and few trees or woodlands although hedgerows along the network of lanes are important

landscape features. There are often clear views over the plain below. The area is under pressure

from built development as a result of its proximity to Preston. Vernacular buildings are of local

stone, although a number of incongruous materials are seen throughout the area. The area is

rich in evidence for Roman occupation.”

3.2 This description provides helpful context for the settlement.

3.3 The accompanying Lancashire Landscape Strategy identifies recommendations for the character

area. Many of these relate to land management and rural activities but some are of relevance to

potential development. The strategy notes;

Conserve the distinctive settings

• ensure new development on the edges of villages reflects the characteristic clustered form;

development should be sited to retain views to landscape features and landmarks, such as

church towers on the approaches to villages.

• avoid ribbon development which would disrupt the characteristic clustered form of settlements

and the rural character of local roads

• maintain stone walls, which are often located on the outskirts of villages such as Slaidburn,

respecting local differences in style and construction

• encourage tree planting as an integral part of new development, creating links with existing

farm woodlands and the network of hedgerow
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3.4 The strategy also recommends increasing mixed woodland and the hedge network.

3.5 Goosnargh and Whittingham is a settlement that has had a notable amount of ribbon

development in the past but is now characterised by a more nucleated form. All the individual

appeal sites have the opportunity to include new tree and hedgerow planting. The detailed design

of the individual appeal schemes can allow for any views that are considered important.

3.6 The Forest of Bowland AONB lies approximately 4.5km to the north west of Goosnargh. No

issues have been raised about the effect on the setting of the AONB and at this distance, no

effects are envisaged.

4.0 THE INDIVIDUAL PROPOSALS

4.1 The different appeal sites are shown on Figure 1 Appendix 3. These schemes are briefly

summarised below.

Appeal A - Setanti Holdings Ltd

4.2 This is an outline planning application for up to 65no. dwellings. The officers report included

commentary on the impact on landscape character and visual amenity. It noted that;

“Policy 13 of the Core Strategy requires development to conserve and where possible enhance

the character and quality of the landscape. Policy 21 of the Core Strategy seeks to ensure that

new development is well integrated into existing settlement patterns, appropriate to the

landscape type and contributes positively to its conservation or restoration or the creation of

appropriate new features.”

4.3 The report noted that;

“it is considered the proposed development would not have a significant detrimental impact on

the landscape character of the area or visual amenity. The proposal therefore would comply with

the aforementioned policies and the Framework.”

Appeal B - Setantii Holdings Ltd

4.4 This outline application seeks approval for 80no. dwellings and car parking area for Goosnargh

Methodist Church. It is located adjacent to appeal A.

4.5 The officers report for this scheme also made reference to policies 13 and 21 and concluded

“it is considered the proposed development would not have a significant detrimental impact on

the landscape character of the area or visual amenity. The proposal therefore complies with the

aforementioned policies and the Framework.”

Appeal C - Michael Wells

4.6 Appeal C seeks outline planning approval for up to 40 no. dwellings. The officers report for this

scheme as with appeals A and B referenced policies and 13 and 21 and concluded that the

scheme would comply. The officer also noted;

“Wider concerns about cumulative effects (of the development) could be addressed through an

overarching programme of tree planting using native species within and on the fringes of the

scheme to improve views and approaches to the built edge of Goosnargh.”
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Appeal D - Michael Wells

4.7 This outline planning application seeks approval for up to 87no. dwellings. Appeal site C and D

are adjacent to each other. The officers report confirmed the opinion of conformity with policies

13 and 21 of the Core Strategy and that the proposed development would not have a significant

detrimental impact on the landscape character or visual amenity of the area. Again, the report

noted that wider concerns about cumulative effects could be addressed through an overarching

programme of tree planting within and on the fringes of the scheme to improve views and

approaches to the built edge of Goosnargh.

Appeal E - Community Gateway Association

4.8 Appeal site E seeks outline planning approval for up to 140no. dwellings. As with the other

appeal schemes discussed, the officers report confirmed that the scheme would not have a

significant detrimental impact on the landscape character of the area or visual amenity, and that it

would comply with policies 13 and 21 of the Core Strategy.

Appeal G – Gladman

4.9 This outline planning application seeks approval for residential development for up to 145no.

dwellings. Unlike appeal schemes A -E, this scheme was refused consent later (12 January

2021), and does contain a second reason for refusal relating to cumulative impact. The wording

of the refusal matches that in the Addendum Statement of Case. The report to committee has a

section on impact on landscape character and visual amenity, and in this the officers again

reference Policies 13 and 21 of the Core Strategy and note compliance. The section concludes

the scheme would not have a significant detrimental impact on the landscape character of the

area and visual amenity.

Summary

4.10 A review of all the reports to committee conclude that individually none of the schemes were

deemed to have an unacceptable landscape impact, or effect on visual amenity. The Councils

Landscape architect did not raise an objection to any of the schemes. The Addendum Statement

of Case confirmed that the council is not seeking to make a case based on landscape or visual

amenity. Individually in terms of landscape and visual amenity all schemes are acceptable to the

council.

5.0 THE APPROACH TO ASSESSING THE CUMULATIVE EFFECTS ON CHARACTER

AND APPEARANCE

5.1 The addendum Statement of Case confirmed that the council were not making a technical

landscape and visual impact case. I have not carried out a landscape and visual impact

assessment for any of the individual appeal schemes, or a technical cumulative landscape and

visual impact assessment such as you would find in an Environmental Statement. I have carried

out an analysis of the likely cumulative effects, in a way I consider proportional and helpful to the

inquiries.

5.2 The Guidelines for Landscape and Visual Impact Assessment, third edition (GLVIA3) published

by the Landscape Institute and Institute of Environmental Management and Assessment in 2013,
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provide some guidance on the assessment of cumulative impact. I have drawn on this to carry

out my analysis.

5.3 GLVIA3 notes that this is an evolving area of practice and it is not possible to prescribe an

approach. It does note however at paragraph 7.4 that the task of assessment should be

“reasonable and in proportion” and that in agreeing the scope of an assessment “Common

sense” has an important role to play.

5.4 GLVIA provides some guidance on what types of development should be included in an

assessment, and the timescales of proposals for inclusion. The guidance is not however

prescriptive and is largely set out to consider a scheme in conjunction with other projects. In this

case 6 schemes are being considered. In order to make the task manageable and logical to

follow, I have adopted the approach that the schemes that are currently being built and have

planning consent, form the “future baseline” for the settlement. When built out, these together will

establish the baseline for the form and character of the settlement against which I have made my

judgment. The six appeal schemes are then considered in relation to this situation.

5.5 Cumulative effects can be considered in different ways, the additional effects of a particular

scheme or the combined effects of all the past present and future proposals, together with the

new project. As the inquiry is dealing with 6 appeal schemes, I consider the most straightforward

approach is to consider those schemes in addition to the settlement that will exist when the

existing planning consents are completed. When dealing with housing at a settlement it is not

straightforward to consider past schemes, as there is no sensible point to go back to. I consider

that the starting point should be the settlement when existing residential planning consents are

built out.

5.6 In assessing the cumulative effects on the landscape, consideration should be given to effects on

the fabric of the landscape, on the aesthetic aspects of the landscape, and the overall character

which includes upon the settlement itself. It is relevant to consider how this will change, to

potentially modify the key characteristics, or create a new landscape character. I consider that

the same approach can be taken with townscape character.

5.7 Cumulative Visual effects are the effects on views and visual amenity enjoyed by people, by

adding the additional project/s. It is common practice to define cumulative visual effects in terms

of being “combined” or “sequential”. Combined effects can occur when an observer is able to see

two or more developments from one viewpoint. These can then be in combination, (when they

are in the same arc of view), or in succession, (when an observer has to turn his or her head to

see the various developments). Sequential effects take place when the observer moves to a

different viewpoint to see the same or different developments. This approach can be used for

observers that travel regularly used routes such as main roads or popular paths.

5.8 I have not carried out a formal LVIA type assessment of cumulative effects, for the appeal

schemes, and the council has made it clear that it has no case to make on a technical basis of

landscape and visual effects. Instead in the following sections I have set out my analysis of the

effects, in narrative form, drawing on the guidance where relevant to explain my conclusions.

6.0 CUMULATIVE LANDSCAPE EFFECTS

6.1 In this section I consider the potential cumulative landscape effects of the appeal schemes on the

landscape around Goosnargh and Whittingham, and I also consider the potential cumulative

townscape effects on the settlement itself.
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6.2 In terms of landscape effects, Goosnargh is set within the landscape character area “5h

Goosnargh-Whittingham, Undulating Lowland Farmland,” as described in the Lancashire

Landscape Character Assessment. At present Goosnargh mainly comprises modern

development that backs on to the farmland that surrounds it. Most of the 20th century

development interfaces with the countryside with back garden fences or some hedges. This can

form an abrupt settlement edge as seen the photographs at Appendix 3. There is a smaller part

of the village with a more historic relationship, north of the church and school, and around Bushell

House, where more historic properties with larger grounds meet the agricultural land, but this is a

relatively small part of the settlement perimeter.

6.3 The additional residential development that is currently taking place, or has planning consent, is

shown on Figure 9 Appendix 2. This shows some additional housing north of Goosnargh Lane

near the school (currently under construction) and the site south of Swainson House Farm to the

west on Goosnargh Lane. Further blocks of housing will be developed north of Whittingham Lane

and at the junction of at the junction of Cumeragh Lane and Carnforth Hall Lane. This will

continue the pattern of development in the settlement already formed, with blocks of development

off the main routes through the settlement. A much larger area of development will take place

within the grounds of Whittingham Hall, though for the most part this is quite enclosed by

boundary tree and vegetation. Development on a smaller part of the hospital site off Henry Littler

Way, north of the existing modern houses at Cameron Avenue will reinforce the connection

between the Whittingham Hospital site and Goosnargh.

6.4 The appeal sites are all located on the edge of Goosnargh, adjacent to other modern

development as shown on Figure 1 Appendix 3. If Goosnargh Whittingham is taken as one

settlement, none of the appeal sites would extend the settlement any further north, south east or

west, than any part of the existing settlement, (the future baseline). Individually the schemes all

allow for new green space and planting such that new soft settlement edges would be provided at

reserved matters stage, to the satisfaction of the council landscape architect (as noted in the

various reports to committee), thereby providing a much better interface between the edge of the

settlement and the countryside than presently exists.

6.5 If development of all the appeal schemes took place, Goosnargh would become a larger

settlement sitting within the Goosnargh- Whittingham, Undulating Lowland Farmland character

area. Whilst there would be more built development, there would not be any notable loss of

significant landscape features (the landscape fabric) as individually the schemes can protect

most of the vegetation within the sites, such as the boundary hedgerows and trees. The overall

effect on the landscape around Goosnargh Whittingham would also not be significant. Whilst the

settlement would be larger, it would fundamentally still be a predominantly modern settlement set

within a farmland landscape. If anything, the new schemes provide the opportunity to provide a

softer more successful settlement edge against the surrounding countryside than currently exists.

6.6 The other consideration is the cumulative “townscape” effect – the potential cumulative effect that

the appeals schemes could have on the character of the settlement itself. This is best addressed

by visiting and traveling through and around the settlement. Most of the appeal sites would be

developed beyond rows of existing ribbon development (appeal sites A and B and to an extent D

and E), would replace existing farm buildings (appeal site C) or continue the pattern of modern

development in depth (appeal site G). None of them are at prominent locations that would

fundamentally change the character of the settlement, nor significant views. The overall feeling of

the settlement, if development of all the appeal sites took place, would still be that of a mainly
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modern settlement, interspaced with some older properties, and sitting within the wider

agricultural landscape. The green spaces that are experienced within the settlement such as the

Green south of Goosnargh Lane, would remain to provide character within the settlement itself.

With most of the appeal sites tucked away behind existing development, there would not be a

feeing of extensive development outwards on the settlement perimeters, or roads that lead into it.

None of the individual appeal schemes individually or cumulatively would lead to coalescence.

None of the appeal schemes individually or cumulatively would have an unacceptable effect on

settlement form.

6.7 For individual existing residents on the existing settlement edge, especially those that have an

open view that would be lost to development of an appeal site, there would be a change which

would not be welcomed. These changes are however matters of individual residential amenity,

not cumulative effects on character. The council accept that all appeal schemes could

satisfactorily protect residential amenity.

6.8 Overall, I consider that development of all the appeal schemes together would not have a

significant or unacceptable effect on the landscape character or setting of the settlement and

would not have a material harmful effect on the character of the settlement itself.

7.0 CUMULATIVE VISUAL EFFECTS

7.1 I set out in the following section my analysis of the potential cumulative visual effects by

reference to a series of representative viewpoints around the settlement. These are enclosed at

Appendix 3. The viewpoints have been selected by travelling around the settlement on public

rights of way and roads and have been chosen to demonstrate the potential effects where one or

more schemes could be potentially seen. The viewpoints are not intended to replace any work in

the LVAs for individual appeal sites, but to assist my analysis. The visual effects for each

viewpoint is described below;

Viewpoint 1 – Footpath 6-5 FP 21

7.2 Viewpoint 1 shows the view south from footpath 6-5 FP21. From this location the houses at the

rear of Holme Fell currently under construction to the south are visible. These are softened by the

existing hedgerows and trees that border the site. From here it will be possible to see appeal

sites 3 and 4, though most of the development on appeal site 3 will be behind appeal site 4.

These houses will be beyond the existing hedge line and trees and seen in front of the existing

houses along Goosnargh Lane. The new houses will extend visually broadly as far as the existing

farm buildings. From this viewpoint, Appeal sites C and D will be seen in the same view as the

existing modern houses at Holme Fell. If sites C and D are both developed, then site C will be

largely screened by Site D. The other appeal sites will not be visible.

Viewpoint 2- Footpath 6-5 FP 23

7.3 This viewpoint is located further north along footpath 6-5 FP 21. From here it is difficult to pick out

the new houses at Holme Fell. Appeal site D can be seen and any houses on it would largely

screen any houses at Appeal site C. The new houses would be slightly closer to the viewpoint,

and visually larger than the existing houses, but would still be largely seen in front of the existing

settlement.
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Viewpoint 3 – Bridleway 6-5 BW 24

7.4 Viewpoint 3 is located along bridleway 6-5 BW 24 and provides a slightly elevated view. The

church tower can be seen off to the east. Again, appeal site D would be seen extending in front of

appeal site C, which would largely be screened by it. The other appeal sites would not be

apparent.

Viewpoint 4 - Goosnargh Lane

7.5 Goosnargh Lane provides one of the routes into the settlement from the west. Land south of the

lane, and beyond the agricultural building has residential consent, “Land opposite Swainson

House Farm”. This would be visible and would increase slightly the amount of built development

in the view, though will be seen in front of the existing modern houses. The new housing on the

“Land opposite Swainson Farm” will become the new starting point to the village along

Goosnargh Lane. This will be reinforced by the relocated speed limit, footway provision and traffic

calming measures that will be provided as part of the “Land opposite Swainson Farm” planning

consent.

7.6 To the north of the lane is appeal site C Swainson Farm. The new housing would replace the

large metal agricultural buildings and would sit either side of the existing farmhouse which would

be retained. The existing modern metal farm buildings are not attractive features. Appeal site C

would largely screen appeal site D. There would be a minor change to the approach, with appeal

site C opposite the consented houses at “Land opposite Swainson Farm”. With the works taking

place to the highway, this section of road will already feel part of the settlement. Modern houses

would already be seen as the gateway to the settlement on this road, and the length of frontage

is relatively short, and it would not be out of scale with the existing character. The overall

approach to the village would be little changed by the appeal proposals.

Viewpoint 5 - Footpath 6-5 FP3

7.7 Located along the footpath west of the settlement, the view shows a view back to the settlement

edge. The consented scheme, “Land opposite Swainson Farm”, will replace the views to the

existing houses, and will still be located beyond the agricultural buildings. It is possible that parts

of the development at Appeal site C will be seen but if any parts can be seen they would be a

minimal part of the view. Appeal site D would be screened by Appeal site C and Appeal site G

would be largely screened by the hedge line south of the path.

Viewpoint 6 - Footpath 6-5 FP7

7.8 Located at the junction of three footpaths, this view shows an almost 180 degree view from the

viewpoint. The field to the north will be developed with the consented scheme “Land opposite

Swainson Farm”. This will replace views to the existing modern houses on the western edge of

the settlement and will screen views to Appeal site C and Appeal site D beyond that. Looking

south Appeal site F will be visible at close range. The houses here will replace views of the field

and the existing modern houses at Willow Grove. The land immediately in front of the viewpoint is

shown as green space on the illustrative plan for the appeal site G. No other appeal sites will be

seen from here.
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Viewpoint 7 – Whittingham Lane

7.9 Whittingham Lane provides the main approach to the settlement from the west. From this location

with the hedges neatly trimmed, there is the opportunity to look towards the settlement. At

present the existing houses along Parkgate and Highgate provide the settlement edge. Appeal

site G would be in front of the settlement edge and would be partly visible but filtered by

intervening trees. The consented scheme “Land opposite Swainson Farm” may be partly visible

in the distance but would be a very small element of the existing “baseline” view. The other

appeal schemes are not likely to be visible.

Viewpoint 8 – Whittingham Lane

7.10 Viewpoint 8 is located further east along Whittingham Lane. The existing settlement edge can

again be seen and development on appeal site G will be seen in front of it, visually bringing the

settlement marginally further west. The other appeal sites to the north and south or development

on them, are not likely to be visible.

Viewpoint 9 – Footpath FP 6-9 FP16

7.11 This footpath is located south of the settlement and a view is possible back to the north to the

existing housing along Whittingham Lane. Appeal sites A and B can be seen in front of this

existing housing. The existing housing or vegetation prevents any other appeal schemes being

seen.

Viewpoint 10 – Footpath FP 6-9 FP13

7.12 Footpath 13 extends west from the settlement. The view is across pasture fields and there are

some glimpses of the housing on Whittingham Road. It is possible that parts of the development

on appeal sites A and B would be visible, but from here most of these schemes would be filtered

by intervening planting.  Views to any other appeal sites are not likely.

Viewpoint 11 – Footpath FP 6-9 FP17

7.13 Viewpoint 11 is located south of the settlement closer to the farm at Whittingham Hall. An open

view north is possible to the backs of the existing properties along Whittingham Lane, which form

a stark edge. Development on Appeal site B and to a lesser extent Appeal Site A will be visible in

front of the existing houses. There is the opportunity to provide a softer settlement edge. No other

appeal sites can be seen from here.

Viewpoint 12 – Footpath FP 6-9 FP10

7.14 This path extends between Mill Lane and Camforth Hall Lane. A view back towards the

settlement from the east is possible. The proposed housing on Appeal site E would be seen in

front of the existing settlement edge and in part enclosed by the consented but not yet built

houses at “Land to the rear of The Stables Whittingham Lane” (site 5 Figure 9 appendix 2). From

this location no other appeal sites are visible.
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Viewpoint 13 – Footpath FP 6-9 FP20

7.15 Located just north of Camforth Hall Lane, a view back to the west is possible. From here a

relatively distant view would be possible towards appeal site E and partly screened by the

consented but not yet built houses at “Land to the rear of The Stables Whittingham Lane”.

Viewpoint 14 – Footpath FP 6-5 BW20

7.16 This bridleway runs to the north of the settlement and a view south is possible. The church tower

can be seen. The houses at Appeal site E are located beyond the vegetation and are not likely to

be seen. No other appeal site is in view from here.

Viewpoint 15 – Mill Lane

7.17 Views south from Mill Lane, which is the only road into the settlement from the north, are

generally limited by roadside hedges. From this location a slightly more open view is possible.

There is a view towards appeal site E, but vegetation is likely to screen views towards this site.

Part of the development under construction at Holme Fell can be seen to the west. No other

appeal sites are likely to be seen.

Summary of visual effects on representative viewpoints

7.18 A study of the various viewpoints demonstrates that whilst some of the appeal sites can be seen

in combination, the majority are seen and experienced separately from different sectors of land

around the settlement. Appeal sites A and B are adjacent to each other and south of the

settlement. These are mostly seen in combination with each other and really would just be

experienced as one site. Appeal sites A and B are not seen in combination with any other appeal

sites.

7.19 Appeal sites C and D also tend to be experienced together, and read as a single site, though in

views from the north, the main direction from which these can be perceived, the development of

appeal site D would tend to screen appeal site C.

7.20 Appeal Site G tends to be experienced on its own, and mainly in views from the west. It would be

seen adjacent to the consented houses on the site “Land opposite Swainson House Farm”, but

this will be part of the new baseline for the settlement.

7.21 Appeal site E lies to the east of the settlement and is visually experienced from the north and

east, and the other appeal sites are not visible from these locations.

Sequential Visual Effects

7.22 To examine the potential sequential visual effects, I set out below a description of two journeys

through the settlement, should development of all the appeal sites take place. These routes are

shown on Figure 1 Appendix 3

B5269 Whittingham Lane and Camforth Hall Lane

7.23 Approaching Goosnargh from the west along the B 5269 the traveller passes a number of

converted farm buildings. At present the settlement edge at Parkgate and Highgate is visible,

filtered by intervening trees and hedges. With development of all the appeal sites, development
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of Appeal site G would become visible in front of this existing modern development. It would also

benefit from softening by the vegetation and the proposed planting within the site. When close to

appeal site G it will be visible from the B5269, but for a very short length of the road, and

opposite existing houses to the south. It will make a modest change to the experience of entering

the settlement from the west. When travelling from this direction it is possible that some very

fleeting glimpses to other parts of appeals site C maybe seen, but the effects of this would be

negligible. Appeal sites A and B are located behind the existing houses and planting on the

approach to the settlement, meaning that these developments are not likely to be visible.

7.24 Once in Goosnargh the character of the settlement itself will be unchanged, apart from a small

section of Whittingham Lane, where the new access to Appeal site A (and B) would be created.

This utilises a garden area close to the junction with Beacon Drive, where there is already

modern development at depth. This change would not have a significant effect on settlement

character.

7.25 Continuing through the settlement to the east, the traveller would pass the small group of shops

at the junction of Whittingham Lane and Church Lane and pass the Stags Head public house.

Continuing east the traveller would pass the entrance to Whittingham Park and be aware of the

modern houses off Henry Littler Way. Continuing east the traveller would pass south of appeal

site E but would be unaware of it because it is situated behind the Ribbon development along

Whittingham Lane.

7.26 Once past the junction with Cumeragh Lane, the road continues east as Camforth Hall Lane. A

small development has consent east of this junction, between the existing houses along north of

Whittingham Lane and Bleasdale Road. At this point in the settlement the character is formed by

a mix of residential development and open areas of land. None of the appeal sites would affect

the character of the settlement at this point. Continuing east along Camforth Hall Lane the

traveller would leave the settlement and enter the rural area. None of the appeal sites would

affect this character. If the traveller was to look back towards Goosnargh, it is possible that parts

of appeal site G would be visible from some locations. This would be in distant views and seen in

front of the existing settlement edge. Existing houses on Whittingham Lane would be visually

closer. Any visual effects would be negligible.

7.27 Overall, along this journey, elements of appeal sites G, then A/B and E maybe perceptible, but

would be small elements of the overall experience, and no significant changes to way the

settlement is perceived are expected.

Goosnargh Lane to Mill Lane

7.28 This route provides a second journey through the settlement. Again, starting in the west, the

traveller along Goosnargh Lane would pass scattered farms and houses along the lane before

arriving at the settlement. At present the settlement edge is formed by the farmhouse and farm

buildings at Swainson House Farm. The consented residential scheme “Land opposite Swainson

House Farm” will bring new residential properties further west along the lane but enclosed by the

retained agricultural barns just west of the site. Development of Appeal Site C would see further

new dwellings replace the farm buildings north of the lane and bring the new dwellings in line with

the consented ones to the south of the lane. There would be a local change as a result of appeal

Site C itself. Appeal site D lies beyond appeal site C and would be largely screened from this
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direction by it. Appeal site G would be effectively screened by the consented development “Land

opposite Swainson House Farm.

7.29 Continuing into the settlement, the traveller would pass the existing properties along the lane.

Whilst there may be some glimpses between the exiting houses to new dwellings at Appeal site

D, the overall character would be little affected. The traveller would experience the Green and

access from Goosnargh Lane to the new development under construction at “Land to the rear of

Holme Fell, Goosnargh Lane”, but would not be aware of any of the appeal sites. Continuing east

and turning onto Mill Lane and north, past the public houses school and Church. The land opens

out to the south of Bushell House. A new access would be provided here to Appeal site E, but the

actual housing is set back some distance to the south, maintaining an open aspect of the road at

this point. The traveller would be aware of the new housing, but it would be seen in front of the

existing hoses that extend along Whittingham Lane. Continuing north along Mill Lane, Appeal site

E would become screened by intervening vegetation and the other appeal sites would not be

apparent.

7.30 Overall, on this journey, the traveller would be aware of appeal site C entering the settlement

from the east and seen opposite the consented but not yet built development. Some glimpses of

appeal site D may be possible between existing dwellings and some views to appeal site E would

be possible leaving the settlement to the north. Overall, these would be small parts of the

experience of the journey, and none of the appeal sites would make a significant change to the

way the way the settlement is experienced.

Summary of the effects on the appearance of the area

7.31 The analysis of the effect’s individual representative viewpoints and the analysis of journeys

through the settlement leads to a number of conclusions.

• Appeal sites A and B and appeal sites C and D can be seen in combination with each other

(that is site A with site B, and site C with site D, not all together). This does lead to a degree of

cumulative visual effects. However, these pairs of sites will largely be experienced as single

larger sites and in my view no significant effects on character or appearance would arise.

• Apart from the pairs of sites described above, the remaining sites are mostly experienced on

their own, and any effects are localised to the sector of the settlement in which they are

located.

• Parts of the development on the appeal sites will be visible and experienced by travellers

through the settlement, though this is mainly over short sections next to the roads through the

settlement. At these locations, the lengths of new development close to the routes are

modest. No significant effect on the overall character and appearance of the settlement

experienced from these routes is predicted.

• None of the appeal schemes individually or cumulatively would materially affect important

views towards or out of the settlement,
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8.0 POLICY

8.1 The reason for refusal cites conflict with Policy 1 of the Central Lancashire Core Strategy, and

Policy EN1 of the Preston Local Plan 2012-26 (Site Allocations and Development Management

Policies) and the National Planning Policy Framework.

The National Planning Policy Framework 2019

8.2 The NPPF sets out the Government's commitment to delivering sustainable development.

Throughout the document the aspirations are generally positive. A holistic approach is

encouraged, balancing benefits with impacts across all aspects of the development process. The

NPPF is dealt with in the overarching planning policy proof of Alexis De Pol, so my proof only

draws attention to the specific sections on character and landscape.

Achieving well - designed places

8.3 Section 12 of the Framework notes that the creation of high-quality buildings and places is

fundamental to what the planning and development process should achieve. Paragraph 127

notes that decisions should ensure that developments add to the overall quality of the area. They

should also be visually attractive, sympathetic to local character and the surrounding built

environment and landscape setting, whilst not preventing or discouraging appropriate innovation

or change (such as increased densities). The schemes individually are not alleged to be in

conflict with local character. From my analysis, the largely separate ways each scheme is

experienced, means that there would be no unacceptable cumulative effect on the character of

the settlement or the landscape in which it sits.

Conserving and Enhancing the Natural Environment.

8.4 Paragraph 170a identifies how the planning system should contribute to and enhance the natural

environment by (amongst others), protecting and enhancing valued landscapes, (in a manner

commensurate with their statutory status, or identified quality in the development plan). The land

around Goosnargh site is not protected for it landscape value or has any identified quality in the

development plan.

8.5 Paragraph 170b notes that decisions and policies should recognise the intrinsic character and

beauty of the countryside, and the wider benefits from natural capital and ecosystem services.

The appeal schemes all contain new areas of greenspace and landscape features that could

make a positive contribution to the environment in the longer term. In my view there would be no

material effect on the character of the landscape around Goosnargh, should all the appeal sites

be developed.

Central Lancashire Core Strategy

8.6 The reason for refusal cites Policy 1: Locating Growth. This is largely a locational policy and is

dealt with by Alexis De Pol.

8.7 Matters of character and appearance are analysed in the officers’ report for each appeal scheme,

by references policies 13 and 21 of the Core Strategy.

8.8 Policy 13 covers the Rural Economy and part of the policy requires proposals to show good siting

and design to conserve and where possible enhance the character and quality of the landscape.
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It also notes that development should be “of an appropriate scale and be located where the

environment and infrastructure can accommodate the impacts of expansion.” None of the appeal

schemes were refused for conflict with this policy, in fact the officers’ reports note compliance

with it.

8.9 Policy 21 covers Landscape character areas and required new development to be well integrated

into existing settlement patterns, appropriate to the landscape character type in which it is

situated. None of the appeal schemes have been refused for conflict with this policy, and again

the relevant officers report confirmed compliance.

8.10 In my view the combination of the individual schemes would similarly not conflict with these

policies, and no conflict has been raised by the council.

Preston Local Plan 2012-26 Site Allocations & Development Management Policies

8.11 The reason for refusal cites Policy EN1 – Development in the Open Countryside. This is policy

that limits development (other than in certain forms) in principle. This is not a policy that deals

with character or appearance, and it is dealt with by Alexis De Pol.

9.0 SUMMARY AND CONCLUSION

9.1 This proof of evidence has been prepared to address the addendum to the Statement of Case

produced by Preston City Council, which introduced a second reason for refusal for the planning

applications, based on cumulative impact (apart from appeal G which already included it). The

reason for refusal alleged that the scale of development proposed would collectively destroy the

character of the settlement “as a rural settlement and its intimate relationship with the

surrounding countryside, by surrounding the village on all sides with suburban new

development,”

9.2 The Council have stated at paragraph 1.5 of the Addendum Statement of Case that this does not

however relate to landscape or visual impact.

9.3 In understanding the settlement today, it is relevant to look at the development and evolution of

the settlement over time. It is clear from looking through the historic maps that the settlement of

Goosnargh and Whittingham has changed significantly over the years from the small historic

cluster of properties in the late 19th century, through a looser settlement form with ribbon

development in the early 20th century, to a still spread-out form of settlement but with much more

extensive nucleated blocks of development in the later part of the 20th century.

9.4 Goosnargh and Whittingham now are linked. The settlement may have functioned as a single

entity for some time, but in my view, the character and visual link was really secured when the

modern development off Henry Littler Way was built. The future settlement when the current

consents are built out will continue this pattern. Whilst the settlement contains some older

properties these are largely scattered within more extensive areas of newer development, and

the prevailing overall character is largely established by modern development in different forms.

Most of the existing modern housing presently meets the adjacent farmland with rather abrupt

edges.

9.5 Goosnargh lies within National Character Area 33 “Boland Fringe and Pendle Hill”. At a County

level the settlement lies within the Character Area “Undulating Lowland farmland”, and in

particular the sub area “5h Goosnargh- Whittingham”,
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9.6 The Forest of Bowland AONB lies approximately 4.5km to the north west of Goosnargh. No

issues have been raised about the effect on the setting of the AONB and at this distance, no

effects are envisaged.

9.7 The individual appeal schemes are described in their respective applications. A review of all the

reports to committee conclude that individually none of the schemes were deemed to have an

unacceptable landscape impact, or effect on visual amenity. The Councils Landscape architect

did not raise an objection to any of the schemes. The Addendum Statement of Case confirmed

that the council is not seeking to make a case based on landscape or visual amenity. Individually

in terms of landscape and visual amenity all schemes are acceptable to the council.

9.8 In analysing the potential cumulative effects, I have carried out an analysis, in a way that I

consider proportional and helpful to the inquiries.

9.9 I consider the most straightforward approach is to consider those schemes in addition to the

settlement that will exist when the existing planning consents are completed. In assessing the

cumulative effects on the landscape, consideration should be given to effects on the fabric of the

landscape, on the aesthetic aspects of the landscape, and the overall character which includes

upon the settlement itself.

9.10 Cumulative Visual effects are the effects on views and visual amenity enjoyed by people, by

adding the additional project/s. It is common practice to define cumulative visual effects in terms

of being "combined" or "sequential". Combined effects can occur when an observer is able to see

two or more developments from one viewpoint. Sequential effects take place when the observer

moves to a different viewpoint to see the same or different developments. This approach can be

used for observers that travel regularly used routes such as main roads or popular paths.

9.11 In terms of Cumulative landscape effects, the appeal sites are all located on the edge of

Goosnargh, adjacent to other modern development. If Goosnargh Whittingham is taken as one

settlement, none of the appeal sites would extend the settlement any further north, south east or

west, than any part of the existing settlement, (the future baseline). Individually the schemes all

allow for new green space and planting such that new soft settlement edges would be provided at

reserved matters stage, to the satisfaction of the council landscape architect (as noted in the

various reports to committee), thereby providing a much better interface between the edge of the

settlement and the countryside than presently exists.

9.12 If development of all the appeal schemes took place, Goosnargh would become a larger

settlement sitting within the Goosnargh - Whittingham, Undulating Lowland Farmland character

area. Whilst there would be more built development, there would not be any notable loss of

significant landscape features (the landscape fabric) as individually the schemes can protect

most of the vegetation within the sites, such as the boundary hedgerows and trees. The overall

effect on the landscape around Goosnargh Whittingham would also not be significant. Whilst the

settlement would be larger, it would fundamentally still be a predominantly modern settlement set

within a farmland landscape. If anything, the new schemes provide the opportunity to provide a

softer more successful settlement edge against the surrounding countryside than currently exists.

9.13 The other consideration is the cumulative "townscape" effect - the potential cumulative effect that

the appeals schemes could have on the character of the settlement itself. This is best addressed

by visiting and traveling through and around the settlement. Most of the appeal sites would be

developed beyond rows of existing ribbon development (appeal sites A and B and to an extent D
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and E), would replace existing farm buildings (appeal site C) or continue the pattern of modern

development in depth (appeal site G). None of them are at prominent locations that would

fundamentally change the character of the settlement, nor significant views. The overall feel of

the settlement, if development of all the appeal sites took place, would still be that of a mainly

modern settlement, interspaced with some older properties, and siting within the wider

agricultural landscape. With most of the appeal sites tucked away behind existing development,

there would not be a feeling of extensive development outwards on the settlement perimeters, or

roads that lead into it. None of the individual appeal schemes individually or cumulatively would

lead to coalescence. None of the appeal schemes individually or cumulatively would have an

unacceptable effect on settlement form.

9.14 Overall, I consider that development of all the appeal schemes together would not have a

significant or unacceptable effect on the landscape character or setting of the settlement and

would not have a material harmful effect on the character of the settlement itself.

9.15 In terms of visual effects, Appeal sites A and B and appeal sites C and D can be seen in

combination with each other. This does lead to a degree of cumulative visual effects. However,

these pairs of sites will largely be experienced as single larger sites and in my view no significant

effects on character or appearance would arise.

9.16 Apart from the pairs of sites described above, the remaining sites are mostly experienced on their

own, and any effects are localised to the sector of the settlement in which they are located.

9.17 Parts of the development on the appeal sites will be visible and experienced by travellers through

the settlement, though this is mainly over short sections next to the roads through the settlement.

At these locations, the lengths of new development close to the routes are modest. No significant

effect on the overall character and appearance of the settlement experienced from travellers

along these routes is predicted.

9.18 None of the appeal schemes individually or cumulatively would materially affect important views

towards or out of the settlement.

9.19 Overall, in terms of the cumulative effect on the character and appearance of the area, I conclude

that with the development of all the appeal sites there would be some very limited cumulative

effects. These would arise from appeal sites A and B, and appeal sites C and D being

experienced together. They would essentially be seen as single combined larger sites, but in my

opinion no significant adverse effects would arise as a result.

9.20 With development of all the appeal sites together, Goosnargh Whittingham would remain as a

settlement where the prevailing overall character is largely established by modern development.

The relationship with the surrounding countryside, could be enhanced by new green

infrastructure on the periphery, which can provide a softer long-term edge to the settlement than

currently exists.


